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Charles M. Ariinghaus
Commissioner

(603) 271-3201

State of New Hampshire
DEPARTMENT OF ADMINISTRATIVE SERVICES

25 Capitol Street - Room 120
Concord, New Hampshire 03301

Office(3ldas.nh.gov

Joseph B. Bouchard
Assistant Commissioner

(603) 271-3204

Catherine A Kcane

Deputy Commissioner
(603) 271-2069

October 1 1,2019

His Excellency. Governor Christopher T. Sununu
and the Honorable Council

State House

Concord. NH 03301

cy

REQUESTED ACTION

Authorize the Department of Administrative Services, Division of Personnel and the
Bureau of Education and Training, to enter into a lease agreement not to exceed $973,382
with FourKPH LLC. Manchester, NH (Vendor #TBD), for the purpose of providing
approximately 9,236 square feet of space at 54 Regional Drive in Concord. NH. Effective
upon Governor and Council approval for the period of five years, commencing on April 1,
2020 through March 31, 2025. 38% Revolving Funds. 62% General Funds

Funding is available from the following accounts, contingent upon the availability and
continued appropriations with the authority to adjust encumbrances in each of the State
fiscal years through the Budget Office, if needed and justified.

01-14-14-14-141010-10440000 Department of Administrative Services, Personnel Admin-
Support

022-500248 Rent to Owners Non-State Space

FY20 FY21 FY22 FY23 FY24 FY25 Total

$121,354 $123,776 $94,218 $603,992$29,013 $1 16,641 $118,990

10-14-14-14-141010-10480000 Department of Administrative Services, Bureau of Education &
Training

022-500248 Rent to Owners Non-State Space

FY20 FY21 FY22 FY23 FY24 FY25 Total

$17,744 $71,335 $72,772 $74,218 $75,699 $57,622 $369,390

Grand Totals:

FY20 FY21 FY22 FY23 FY24 FY25 Total

$46,757 $187,975 $191,762 $195,572 $199,474 $151,840 $973,382



His Excellency, Governor Christopher T. Sununu
and the Honorable Council

October 1 1. 2019
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EXPLANATION

The Department of Administrative Services, Division of Personnel is seeking approval to
enter into a five-year lease v^ith FourKPH LLC of New Hampshire located at 15 Merrill Street in
Manchester NH, commencing on April 1, 2020 and ending March 31, 2025 for the provision of
approximately 9,236 RSF at 54 Regional Drive Concord NH 03301. The total five-year cost will
be $973,382.04 and provides a "modified gross" fixed rate of $20.25 per SF, $187,029.00 for the
first year and an approximate escalation of 2% each year for the next four years. The rate will
escalate on the anniversary date of each year, resulting in year two rate of $20.66 per SF,
$190,815.76 annually; year three rate of $21.07 perSF, $194,602.53 annually; year four rate of
$21.49 per SF, $ 198,481.64; yeor five rote of $ 21.92 per SF, $202,453.12 annually. Total five-
year cost will be $973,382.04.

The rental rate includes the Landlord's provision of heat, air-conditioning, sewer and
water, electricity, real estate taxes, insurance, snow plowing and removal, and building and
site maintenance, except for data/internet services, janitorial, recycling and refuse services.

As required by Administrative rule Adm. 610.06 "Public Notice", the NH Department of
Administrative Services did conduct two spoce searches soliciting "Lett'ers of Interest" for
leased space in Concord, NH area for the term of five (5) years through the publication of a
Request For Proposal (RFP). The first time, the spaces with Interest could not fit the
requirements of growth, restroom facilities and parking needs for the Division's Bureau of
Education and Training. The second search through a Request for Proposal (RFP) received
one Letter of Interest. This letter met all of the requirements for the Bureau of Education and
Training, which includes classrooms, conference room, offices, restrooms with capacity for a
larger quantity of people and 100 parking spaces.

After that, the Governor and Legislature agreed to address the deteriorating and
substandard space that characterizes most of the Division's offices in the basement of the
State House Annex. There are significant problems, worse in that space than others in the
building, related to heating pipes, unreasonable temperatures, deteriorating infrastructure
(e.g. an infamous example of on employee using an old shower curtain and duct tape to
semi-regulate interior temperatures). Though a capital project will address numerous Annex
issues, relocation of this unit is the most pressing issue of all. A waiver to the RFP process for
leasing was approved (by Administrative Services) to both expedite the move and allow
both halves of the Division to co-locate.

The Office of the Attorney General has reviewed and approved this lease
amendment.

We respectfully request your approval.

Respectfully submitted.

Charles M. Arlinghaus
Commissioner

TDD ACCESS; RELAY NH 1-800-735-2964



DEPARTMENT OF ADMINISTRATIVE SERVICES

SYNOPSIS OF ENCLOSED LEASE CONTRACT

FROM: Gail L. Rucker, Administrator II DATE: October 10, 2019

Department of Administrative Services
Bureau of Planning and Management

SUBJECT: Attactied New Lease;

Approval respectfully requested

TO: His Excellency, Governor Christopher T. Sununu

and the Honorable Council

State House

Concord, New Hampshire, 03301

LESSEE: Department of Administrative Services, Division of Personnel and Bureau of
Education and Training, 25 Capitol Street, Concord NH
LESSOR: Four KPH LLC, 15 Merrill Street, Manchester, NH 03301

DESCRIPTION: New Lease: Approval of the enclosed will authorize use of a new space for
Bureau of Education and Training and Division of Personnel, which has 130 parking spaces
for students and staff. This will allow DOP to move out of their space with environmental
issues, to renovate the area of the SHA that currently houses DOP. The new space will have
a training facility. Offices and conference rooms for both BET and DOP. The tenant space,
total rental of 9,236 rentable square foot and is located at 54 Regional Dr., Concord NH. This
modified gross lease is for 5 years.

TERM: Commencement upon Governor and Council approval: the lease will go into
effect for five(5) years. Rent shall start April 1, 2020 and shall remain in effect until March 31,
2025.

RENT:

JANITORIAL:

UTILITIES:

Yeor 1 rote is $20.25 per SF ® 9,236 RSF, $187,029.00 annual; 15,585.75 per month.
Year 2 rate is $20.66 perSF ® 9,236 RSF, $190,815.76 annual; 15,901.31 per month.
Year 3 rate is $21.07 perSF @ 9,236 RSF, $194,602.52 annual; 16,216.88 per month.
Year 4 rate is $21.49 per SF @ 9,236 RSF, $ 198,481.64 annual; 16,540.14 per month.
Year 5 rate is $21.92 per SF @ 9,236 RSF, $202,453.12 annual; 16,871.09 per month.

TOTAL LEASE $973,382.04
included in annual rent for common area's only, tenant shall contract
services for tenant space, estimated annual cost of $2,400.00.
included in annual rent

TOTAL FIRST YEAR RENT: INCLUDING JANITORIAL: $187,029.00 + 2400,00= $189,429.00
PUBLIC NOTICE: The RFP process was posted twice by BET for, the new location of the Bureau
of Education and Training. They needed a bigger space and more parking. DOP submitted a
waiver from RFP due to building issues which required them to move out quickly. Both departments
are one division of DAS and they can stay together.

CLEAN AIR PROVISIONS: Landlord has agreed to air quality testing after construction is
complete.
BARRIER-FREE DESIGN COMMIHEE: Review required and attached

OTHER: Approval of the enclosed is recommended
The enclosed contract complies with the Stote of NH Division of Plant and Property Rules
and has been reviewed & approved by the Department of Justice.

Reviewe<^nd recommended by:
Burepu of ̂nning and Management

L. Rucker, Administrator II

Approved by:
Department of Administrative Services

Catherine KeftJie, Deputy Commissioner



'A Xf

!776

Charles M. Arlin^haus
Commissioner

S^ettd 0^ ^ctmfrdAote
DEPARTMENT OF ADMINISTRATIVE SERVICES

BUREAU OF PLANNING & MANAGEMENT
State House Annex - Room 112

25 Capitol Street
Concord, New Hampshire 03301

(603) 271-0090
Gail.Rucker@das.nh.gov

FROM; Gal! L. Ruckec Administrator II

Department of Administrative Services
Bureau of Planning and Management

DATE: April 10,2019

SUBJECT; Attached is a Request to Waive the public notice requirements per Adm. 610.1 l.c.l.e;
Approval respectfully requested

TO: Charles Arlinghaus, Commissioner
Department of Administrative Service
25 Capitol St
Concord, NH 03301

Requesting Agency: Department of Administrative Service, Bureau of Education and Training, 25
Capitol St. Concord, NH

DESCRIPTION: DAS-Bureau of Education and Training (BET) is currently leasing a space located at 130
Pembroke Rd., Concord, NH for an education and training facility. They had a five (5) year lease
and it will expire in June 2019. BET has already done two RFP's for a larger space to hdve the
opportunity to increase their classes which should subsequently increases revenue for their
department. The lease process was slowed down by an emergency need from Department of
Personnel(DOP). They need to relocate while their space is being repaired so they need to move out
of 25 Capitol St. (SNA). The length of time projected to move both BET and DOP into the new space
will be later than the current (BET) lease allows. The current lease cannot be amended because it
would Ijh over 5 yeuis. BET/DOP is requesting a waiver from Public notice because they are
projecting to only lease this space another six (6) to twelve (12) months until the new lease is
approved at G&C and construction is complete, so they can move into the now space. The current
Landlord has agreed to continue leasing to BET on a month to month basis for Ihe same dollars per
square foot, they are leasing at now. The short term lease will be $2,953.00 a month, which is the rent
paid how. The currant landlord will also agree to a month to month lease with a 30-day notice. This
solution will not hove additional costs from fit-up or move expenses. It will save the state from
additional expense by saving BET from an additional expense due to the delays in the new lease.
The RFP process would increase the rent rote due to fit up costs, data transfer costs and higher rent
rates. To amend the current lease to increase the time to approve this lease would cause it to go to
Long Range and be retroactively submitted to G&C. The cost to move BET to a temporary location
will be considerably more than to renew the lease at the current location.



Recommendation: Bureau of Planning Management recommends approval of this waiver to relieve
o time sensitive burden and apply special circumstances to procure swiftly than would be possible by
the utilization of the notice. This also compares favorably to the current price of similar spaces. It will
keep BET in their current location until the new lease and build out is complete. They will also be able
to save any emergency move money required to move to a new space.

Approv

Bure

by:
g and Management

i^il L Rucker, Administrator



lent: 1123790 BUREAU OF EDUCATION & TRAIN- Phone: (603)271-1429 ^

1# 796616 Requested By: Fax:

lies Rep.; LEGA CATHY VALLEY Phone: (603) 369-3210

cathy@cmonitor.com Fax: (603) 228-8238

ass.: C166 LEGALS

ail Date: 06/07/2018 End Date; 06/14/2018 Nb. of Inserts: 4
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r>cordfj
nclndti~i PUBLIC NOTICE

Wonted to rent wMhin ttie creater Concord
oreo for o term of up to 5 veors, commencing
February 1, 2019, opproxlmotely 45O0 to 5000
square feet of spoce for ttie State of New
Hampshire Department of Administration, Bu
reau of Educoflon and Troining. Fovor will be
shown for spoces with little to no fit up for ear-
ly move In. Proposals for terms of a longeri,^'i;.»)f-!,tlpnsJ^,Qn;^6utnrte?:bf,^tneiWi^^^^ durotion may also be considered. The spoce

'  ' "" be renovoted to meet ttte
progrorhmotlc needs and specified-

these specifications is
reviewed In advonce of
Interest in response to

obtain 0 copy please con-
Stote of New Hampshire

Administrotlve Services, Bu
reau of Planning Monagement, 25 Copltol
Street, Room 112, Concord, NH 03301,
(603) 271-1118, email at: gait.ruck-
erOdos.nh.gov, on behalf of Deportment of Ad
ministrative Services, Bureau of Education

specification Information
obtained online at:

gov/bmp/index.asp. Any and all
regarding this request must

:00 p.m. on Friday, June 29,
New Hampshire reserves

or reicct any or all propo
sals.

Juno 7, 14



lent:

i#

1123790

795340

BUREAU OF EDUCATION & TRAIN- Phone: (603) 271-1429

Requested By: Fax:

lies Rep.: LEGA CATHY VALLEY Phone: (603) 369-3210

cathy@cmonitor.com Fax: (603) 228-8238

ass.: 0166 LEGALS

art Date; 01/11/2018 End Date: 01/18/2018 Nb. of Inserts: 4

iblicatlons: CONCORD MONITOR, MONITOR ONLINE

tal Price: $210.10

1

Page 1 of 1

LWw®
PS-

5Ko05!^ftM>;;Wl6w

68Sy:&^2£c
zas

^  PUBLIC NOTICE

RaouMt for Proooial fPubHe Motleai
iQf oubtlcotlon

Wanted to rent In Concord NH for a term of up
to five (5) yeare commenclno July I, 201S> op*
prox. 4,700 -5,000 square feet of training space
and Offices for NH Deportment of Administra
tive Services. Space must meet or be renovat
ed to meet progrom specifications, wttlcb ore
provided for review at : httDi!//das nh.oQv/
bonn/eurrentLeQse RFPs.qsd! aitemoteiy re
quest o copy by contocting Robin Hoyt, Office
Manager, Department of Admlnlstrotlve Ser
vices, Bureou of Education end Trolning, 25
Capital Street, Room 24 Conrord, NH 03301,
robln.hoytOnli.oov, Tel; (603) 277-1429 Ail Let
ters of interest regarding this request ore due
by 2:00 p.m. on Fridoy, February 9, 2016. The
State of NH reserves the right to accept or re
ject all submittots.

January 11,16

QV
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STATE OF NEW HAMPSHIRE

DEPARTMENT OF ADMINISTRATIVE SERVICES

BUREAU OF PLANNING AND MANAGEMENT
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ATTACHMENTS REQUIRED PRIOR TO SUBMITTAL FOR FINAL APPROVALS:

1. Letter of Opinion regarding lease Issued by State of New Hampshire "Architectural Barrier-Free Design

Committee".

2. Certificate of Insurance issued by landlord's insurance provider documenting provision of coverage required

under the lease (section 15).

3. "Vendor Number" assigned to landlord by the Bureau of Purchase and Property; number must be provided

prior to lease submittal to Governor and Executive Council.

SUPPLEMENTAL PLANS AND SPECIFICATION REQUIRED PRIOR TO SUBMITTAL FOR FINAL
APPROVALS:

1. "Demise of Premise" floor plan(s): Authorized Landlord and Tenant signature with date of signature required

on each.

a. Provide plans specifying the extent of the Premises designated for the Tenant's Exclusive use, as well

as any "shared" space(s) to which the Tenant shall have use and access, such as shared entrance

lobbies, stairs, elevators and rest rooms. Floor plans shall show the location of the demised premises

within the building to which it is a part, depiction of the location of the demised premises within the

building to which it is a part, depiction of the public and staff entrances, windows, rest rooms, and

description of the basic functional areas such as office, storage, conference or reception space.

b. In the instance provision of parking is included in the terms of the lease, provide detailed site sketch

or detailed description of any parking areas designated for the use of the Tenant during the Term.

Illustrate and/or note all parking spaces designated for the Tenant's exclusive use, or shared use in

common with others, and/or spaces which may be used by the general public. Specify all parking

spaces, access aisles and accessible paths of travel provided for conformance with barrier-free access

requirement for the Premises and/or the building to which the Premises is a part.

2. "Design-Build" floor plan(s) and specifications: Authorized Landlord and Tenant signatures with date of

signature required on each:

a. In the event renovation, new construction or improvements are to be made under the terms of the

Lease, provide all final/agreed drawings and specifications describing the work, which shall include

but not be limited to:

i. Tenant's "Design-Build floor plan(s)"

ii. Tenant's "Design-Build Fit-Up Specifications"

3. The documents listed In Items 1 & 2 above shall be part of the finding agreement, therefore provide minimum

three originals, one each distrusted to :

a. Tenant

b. Landlord r

c. State of New Hampshire, Department of Administrative Services, Bureau of Planning and

Management.

SUPPLEMENTAL DOCUMENTATION REQURED FOR SUBMITTAL FOR FINAL APPROVALS:

1. Office of Secretary of State "Certificate of Good Standing" (CGS): needed by business organizations and trade

names. Individuals contracting in their own name do not need a "CGS".

2. Certificate of Vote/Authority (CVA): needed by business entities, municipalities and trade names. Individuals

contracting in their own name do not need a "CVA".

4>
Landlord Initials: ^

Date: -[fi
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STATE OF NEW HAMPSHIRE

DEPARTMENT OF ADMINISTRATIVE SERVICES

BUREAU OF PLANNING AND MANAGEMENT

STANDARD LEASE AGREEMENT

I. Parties to the Lease:

This indcnmrc of Lease is made by the following parties;

I.I The Lessor (who is hereinafter referred to as the "Landlord") is:
Name: iFourKPH LLC I
(individual or corporate name)
State of Incorporation: (New Hampshire
(ifapplicable)
Business Address: Il5 Merrill Street I
Street Address {principal place ofbusiness)
(Manchester NH 03103 617 901-7993

City State Zip Telephone number

1.2 The Lessee (who is hereinafter referred to as the "Tenant") is: THE STATE OF NEW HAMPSHIRE,
acting by and through its Director or Commissioner of:
Department Name: [Department of Administration, Division of Personnel and Bureau of Education and

Training

Address: [25 Capitol Street

Street Address {official location of Tenant's business office)

[Ccncord NH 03301 603 271-3261

City State Zip Telephone number

WITNESSETHTHAT:

2. Demise of the Premises:

For and in consideration of the rent and the mutual covenants and agreements herein contained, the Landlord hereby
demises to the Tenant, and the Tenant hereby leases from the Landlord, the following premises (hereinafter called the
"Premises") for the Term, (as defined herein) at the Rent, (as defined herein) and upon the terms and conditions
hereinafter set forth:

Location of Space to be leased: ̂ 4 Regional Dr. j
{street address, building name, floor on which the space is heated, and unit/suite # of space)
[Concord NH 03301 !
City State Zip

The demise of the premises consists of: [9.236 RSF I
{provide square footage ofthe leased space)
The Demise of this space shall be together with the right to use in common, with others entitled thereto, the hallways,
stairways and elevators necessary for access thereto, and the lavatories nearest thereto. "Demise Documentation" has
been provided which includes accurate floor plans depicting the Premises showing the extent of the space for the
Tenants' exclusive use and all areas to be used in common with others, together with site plan showing all entrance to
the Premises and all parking areas for the Tenant's use; these documents have been reviewed, accepted, agreed-to and
signed by both parties and placed on file, and shall be deemed as part of the lease document.

3. Effective Date; Term; Delays; Extensions; and ConditiDns upon Commencement:
3.1 Effective Date: The effective dates of Agreement shall be:

Landlord Initials: _
Date:3^5B'?
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Commencing on the' [ [day of| April j, in the year! 2020 L and ending on the
I  31 jday o^ March j,inthcyeari 2025 |, unless sooner terminated
in accordance with the Provisions hereof.

3.2 Occupancy Term: Occupancy of the Premises and commencement of rentals payments shall be for a term
(hereinafter called the "Term") of[__5 jyearfs) commencing on the I I jday ol| . April I in the year
I  2020 L unless sooner terminated in accordance with the Provisions hereof.

33 Delay In Occupancy and Rental Payment Commencement: In the event of the Effective Date of the Agreement
being prior to that which is set forth for Occupancy Term in 3.2. herein, commencement of the Tenant's occupancy
of the Premises and payment of rent shall be delayed until construction and/or renovation of the Premises is
complete and a copy of the "Certificate of Occupancy" (if said certificate is required by the local code enforcement
official having jurisdiction) for the Premises has been delivered to the Tenant; the parties hereto agree this shall be
upon the date set forth in 3.2 Occupancy Term herein. Upon this date the Tenant shall commence payment of rent
in conformance with the terms and conditions herein and as set forth in the Schedule of Payments included and
attached hereto as "Exhibit A". Notwithstanding the foregoing, commencement of occupancy and rental payments
shall be further conditioned upon all other terms and conditions set forth in the Agreement herein.

A) "Completion" defined as "Substantial Completion": Notwithstanding anything contained in the
Agreement to the contrary, it is understood and agreed by both Parties that "complete" shall mean
"substantially completed". "Substantial Completion" is defined as no leasehold improvement deficiencies
that would unreasonably adversely affect the Tenant's occupancy and/or business operations, nor would the
installation or repairs of such deficiencies unreasonably adversely affect the Tenant's business operation.
Notwithstanding the foregoing, nothing shall relieve the Landlord from their responsibility to fully complete
all agreed renovations set forth or attached hereto.

3.4 Extension of Term: The Tenant shall have the option to extend the Term ioz {number ofoptions) |0j
Additional term(s) od -0 Ivearfs). upon the same terms and conditions as set forth herein. Notice from the
Tenant exercising their option to extend the term shall be given by the Tenant delivering advance Written notice
to the Landlord no later than thirty (30) days prior to the expiration of the Term, or any extensions thereof.

3.5 Conditions on the Commencement and Extension of Term:

Not withstanding the foregoing provisions, it is hereby understood and agreed by the parties hereto that this lease
and the commencement of any Term, and any amendment or extension thereof, is conditioned upon its' approval
by the Governor and Executive Coiuicil of the State of New Hampshire and, in the event that said approval is not
given until after the date for commencement of the Term, the Tenn shall begin on the date of said approval. In
the event that said approval request is denied, then this Lease shall thereupon immediately terminate, and all
obligations hereunder of the parties hereto shall cease.

4. Rent:

4.1 Rent: During the Term hereof and any extended Term, the Tenant shall pay the Landlord annual rent (hereinafter
called the "Rent") payable in advance at the Landlord's address set fordi in Section I above, in twelve equal
monthly installments. The first such installment shall be due and payable on the following date;
{insert month, date andyear) [April 1,2020 I
The rent due and payable for each year of the term, and any supplemental provisions affecting or escalating said
rent or specifying any additional payments for any reason, shall be as set forth in a Schedule of Payments made
a part hereto and attached herein as "Exhibit A".

4.2 Taxes and other Assessments: The Landlord shall be responsible for, and pay for, all taxes and other
assessment(s) applicable to the Premises.

Landlord Initials: _
Date:
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5. Conditional Obligation of the State:
Notwithstanding any provisions of this Lease to the contrary, it is hereby expressly understood and agreed by the
Landlord that all obligations of the Tenant hereunder, including without limitation, the continuance of payments
hereunder, are contingent upon the availability and continued appropriation of funds, and in no event shall the Tenant
be liable for any payments hereunder in excess of such available appropriated funds. In the event of a reduction or
termination of appropriated funds, the Tenant shall have the right to withhold payment until such funds become
available, if ever, and shall have the right to terminate this Lease in whole or in part immediately upon giving the
Landlord notice of such termination. The State shall not be required to transfer fluids from any other account in the
event funding for the account from which the "rent" specified for the lease herein is terminated or reduced. It is
further expressly understood and agreed by the Landlord that in the event the State of New Hampshire makes
available State owned facilities for the housing of the Tenant the Tenant may, at its' option, serve thirty (30) days
written notice to the Landlord of its intention to cancel the Lease in whole or in part. Whenever the Tenant decides
to cancel the Lease in whole or in part under this Section the Tenant shall vacate all or part of the Premises within a
thirty (30) day period. The Lease to the portion of the Premises vacated shall henceforth be canceled and void, while
the Lease to the portion of the Premises still occupied shall remain in effect, with a pro rata abatement of the rent
made by the parties hereto.

6. Utilities: Select one of the following standard clauses specifying the party(s) responsible for the provision of utilities
indicating the applicable clause with an "x". Ifneither clause provides an adequate or accurate explanation provide a
detailed explanation as a "Special Provision " in "Exhibit D " herein.

□ The Landlord shall furnish all utilities and the Tenant shall remit reimbursement for their provision no later than thirty
(30) days after receipt of Landlord's copy of the utility invoice(s). Any exceptions to the forgoing specifying certain
utilities which the Landlord will provide with no reimbursement payment from the Tenant shall be listed in the space
below:

Exceptions^ |

OR:

13 The Landlord shall at their own and sole expense furnish all utilities, the Tenant shall make no reimbursement. Any
exceptions to the forgoing specifying certain utilities that the Tenant shall be responsible for arranging and making direct
payment to the provider thereof shall be listed in the space below:

[Exceptions: The Tenant shall at its own and sole expense contract service provider(s) for the following services: refuse,
recycling, data and internet services j

6.1 General Provisions; The Landlord agrees to furnish heat, ventilation and air-conditioning to the Premises in
accordance with current industry standards as set forth by the American Industrial Hygiene Association or AIHA
and the American Society of Heating, Refrigeration and Air-Conditioning Engineers, Inc. or ASHRAE during the
Tenant's business hours, the indoor air temperatiu-e of the Premises shall range from 68® F to 75® F during the winter,
and 69® F to 76® F in the summer; if humidity control is provided relative humidity in the Premises shall range from
30% to 60%. During the Tenant's business hours heating, ventilation and air-conditioning shall also be provided to
any common hallways, stairways, elevators and lavatories which are part of the building to which the Promises arc
a part. The Tenant agrees that provision of heating, ventilation and air-conditioning is subject to reasonable
interruptions due to the Landlord making repairs, alterations, maintenance or improvements to the system, or the
infrequent occurrence of causes beyond the Landlord's control. All Heating and Ventilation Control systems and
filters shall be cleaned and maintained by the Landlord in accordance with ASHRAE and AIHA stand^ds, and in
conformance with the provisions of Section 8 "Maintenance and Repair" herein, and in a manner sufficient to
provide consistent compliance with the State of New Hampshire's Clean Indoor Air Standards" (RSA IO:B). If the
premises are not equipped with an air handling system that provides centralized air-conditioning or humidity control
the provisions set forth herein regarding these particular systems shall not apply.

6.2 Sewer and Water Services: The Landlord shall provide and maintain in good and proper working order all sewer
and water services to the Premises. Provision of said services shall include payment of all charges, expenses or fees
incurred with provision of said services. All sewer and water services shall be provided and maintained in
conformance with all applicable regulatory laws and ordinances.

Landlord Initials:,
Date:
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6 J Electrica] and Lighting: The Landlord shall flimish all electrical powen distribution, outlets and lighting in
compliance with the most current National Electrical Code standards. Lighting fixtures throughout the Premises
shall be capable of providing illumination levels in accordance with ANSi/lES Standards for Office Lighting in
effect on the date of commencement of the term herein. Lighting for exterior areas and other applications shall
conform to the recommended levels in the current lES Lighting Handbook in effect on the date of commencement
of the term herein.

7. Use of Premises:

The Tenant shall use the premises for the purpose of;
jState office operations for Personnel and Bureau of Education and Training to provide services for state employees.

and for any other reasonable purposes that may arise in the course of the Tenant's business.

8. Maintenance and Repair by the Landlord:
8.1 General Provisions: The Landlord shall at its own expense, maintain the exterior and interior of the Premises in

good repair and condition, including any "common" building spaces such as parking areas, walkways, public lobbies,
and restrooms, and including all hallways, passageways, stairways, and elevators which provide access to the
Premises. The Landlord agrees to make any and all repairs and perform all maintenance to the Premises or any
appurtenance thereto, which may become necessary during the Term or any extension or amendment of the Term.
These repairs and maintenance requirements shall be fulfilled whether they are ordered by a public authority having
jurisdiction, requested by the Tenant, or are dictated by reasonable and sound judgment, and include but are not
limited to: The repair, and if necessary the replacement of any existent roof, walls, floors, doors and entry ways,
interior finishes, foundations, windows, sidewalks, ramps and stairs, heating, air-conditioning and ventilation
systems, plumbing, sewer, and lighting systems, and all operating equipment provided by the Landlord. Maintenance
shall also include timely and consistent provision of any and all pest control which may become necessary within
the Premises. Maintenance to areas or equipment which provide compliance with the Federal "American's with
Disabilities Act" (ADA) and/or any State or Municipal codes or ordinances specifying requirements for architectural
barrier-free access shall be performed regularly and with due diligence, in order to ensure continuity of compliance
with all applicable regulations. The Landlord shall meet with the Tenant upon request and as necessary to review
and discuss the condition of the Premises.

8.2 Maintenance and Repair of Broken Glass: The Landlord shall replace any and all structurally damaged or broken
glass the same day that they are notified by the Tenant, or the damage is observed. In the event that the Landlord is
unable to procure and/or install the replacement glass within the same day, they shall notify the Tenant in writing
prior to the close of business that day, providing an explanation as to the cause of the delay and the date the damage
will be corrected. In the instance of delayed repair, the Landlord shall remove the damaged or broken glass the same
day it is noticed or reported, and secure the opening and/or damaged area to the satisfaction of the Tenant.

8 J Recycling: The Landlord shall cooperate with the Tenant to meet the requirements for waste reduction and recycling
of materials pursuant to all Federal, State, and Municipal laws and regulations which are or may become effective
or amended during the Term.

8.4 Window Cleaning: The Landlord shall clean both the exterior and interior surfaces of all windows in the Premises
annually. Window cleaning shall be completed no later than July 1" of every year.

8.5 Snow Plowing and Removal: The Landlord shall make best efforts to provide for rapid and consistent ice and snow
plowing and/or removal from all steps, walkways, doorways, sidewalks, driveway entrances and parking lots,
including accessible parking spaces and their access aisles, providing sanding and/or salt application as needed.
Plowing and/or removal shall be provided prior to Tenant's normal working hours, however, additional work shall
be provided as needed during the Tenant's working hours if ice accumulates or if more than a 2" build-up of snow
occurs. Best efforts shall be made to provide and maintain bare pavement at all times. In addition to the foregoing,
the Landlord shall provide plowing and/or ice and snow removal service with diligence sufficient to maintain
availability of the number of Tenant parking spaces designated in the Agreement herein for the Tenant's use, clearing
said spaces within twelve (12) hours of snow and/or ice accumulations. The Landlord shall sweep and remove winter
sand and salt deposited in the above referenced areas by no later than June 1" of each year.

Landlord Initials:
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8.6 Parking Lot Maintenance: Landlord shall maintain and repair all parking lot areas, walks and access ways to the
parking lot; maintenance shall include paving, catch basins, curbs, and striping. Provision of parking lot maintenance
shall'include but not be limited to the following:
A) Inspect pavement for cracks and heaves semi-annually. Monitor to identify source of cracking, if excessive

moisture is found under pavement surfaces due to poor drainage, remove pavement, drain properly, and replace
with new pavement.

B) Re-stripe the parking lot at least once every three (3) years or as necessary to maintain clear designation of spaces,
directional symbols and access aisles.

C) Maintain all parking lot and exterior directional signage, replacing signs as necessary when substantially faded,
damaged or missing.

8.7 Site Maintenance: Landlord shall maintain and provide as follows:
A) The Landlord shall maintain all lawns, grass areas and shrubs, hedges or trees in a suitable, neat appearance and

keep all such areas and parking areas free of refuse or litter. Any graffiti shall be promptly removed.
B) The Landlord shall maintain and repair all exterior lighting fixtures and bulbs, providing same day maintenance

and repair when possible.
C) The Landlord shall clean and wash all exterior cleanable/washable surfaces and repaint all painted surfaces,

including remarking painted lines and symbols in the parking lot and access lanes thereto, once every three years,
except where surfaces are in disrepair in advance of this time frame, which case it shall be required on a more
frequent basis.

D) The Landlord shall regularly inspect and maintain the roof, including cleaning of roof drains, gutters, and scuppers
on a regular basis, and timely control of snow and ice build-up. Flashings and other roof accessories shall be
observed for signs of deterioration with remedy provided prior to defect. If interior leaks are detected, the cause
shall be determined and a solution implemented as quickly as possible to prevent damage to interior finishes and
fixtures. Landlord shall inspect roof seams annually, especially at curbs, parapets, and other places prone to
leaks, investigate any ponding, etc. All work on the roof shall be conducted so as to maintain roof warranty.

8.8 Heating Ventilation and Air Conditioning (HVAC): The HVAC system in the Premises shall be maintained
regularly and with due diligence in order to ensure continuous compliance with current industry standards set forth
by the "American Industrial Hygiene Association" (AIHA) and the "American Society of Heating, Refrigeration and
Air-Conditioning Engineers, Inc." (ASHRAE). All HVAC air filters shall be replaced on a semi-annual basis; and
the air filters used in the HVAC system shall provide the greatest degree of particulate filtration feasible for use in
the Premise's air handling system. All HVAC condensate pans shall be emptied and cleaned on a semi-annual basis.
The Landlord shall keep a written record of the dates the required semi-annual HVAC maintenance is provided,
submitting a copy of this record to the Tenant on the annual anniversary date of the agreement herein. Any moisture
incursions and/or leaks into the Premises shall be repaired immediately, this shall include the repair and/or
replacement of any HVAC component which caused the incursion, and the replacement of any and all interior
surfaces which have become moisture laden and cannot be dried in entirety to prevent possible future growth of
mold.

A) Maintenance of Air Quality Standards: In the event that the referenced statutory requirements for indoor air
quality are not met at any time during the term, the Landlord agrees to undertake corrective action within ten
(10) days of notice of deficiency issued by the Tenant. The notice shall contain documentation of the deficiency,
including objective analysis of the indoor air quality.

B) Landlord and Tenant agree to meet as requested by cither party and review concerns or complaints regarding
indoor air quality issues. In the event of any issue not being resolved to the mutual satisfaction of either party
within thirty (30) days of such meeting, an independent qualified and licensed professional shall be retained to
prepare an objective analysis of air quality, mechanical systems and operations/maintenance procedures. Should
the analysis support the complaint of the Tenant, the cost of the report and corrective actions shall be bome by
the Landlord. Should the report fail to support any need for corrective action or be the result of changes in
occupancy count or space uses by the Tenant from the time of initial occupancy, the cost of the independent
consultant shall be bome by the Tenant.

Landlord Initials:
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C) In addition to other provisions of this section, the Landlord hereby agrees to make their best effort to replace any
and all malfunctioned HVAC systems or parts the same day that they are notified or observe the damage. In the
event that the Landlord is unable to procure and/or install the replacement part, section or unit within said day,
the Landlord must notify the Tenant in writing prior to the close of business that day to provide an explanation
as to the cause for the delay and the date the deficiencies will be corrected. In this case, the Landlord shall
provide temporary air circulation or heat to accommodate the Tenant until the deficiency is remedied.

8.9 Maintenance and Repair of Lighting, Alarm Systems, Exit Signs etc:
Maintenance within the premises shall include the Landlord's timely repair and/or replacement of all lighting
fixtures, ballasts, starters, incandescent and fluorescent lamps as may be required. The Landlord shall provide and
maintain all emergency lighting systems, fire alarm systems, sprinkler systems, exit signs and fire extinguishers in
the Premises and/or located in the building to which the Premises are a part in conformance with requirements set
forth by the State of New Hampshire Department of Safety, Fire Marshall's office and/or the requirements of the
National Fire Protection Agency (NFPAf Said systems and fire extinguishers shall be tested as required and any
deficiencies corrected. A report shall be maintained of all testing and corrections made, with a copy of the report
furnished to the Tenant no later th^ thirty (30) days afler each semi-annual update to the report.

8.10 Interior finishes and surfaces:

Any and all suspended ceiling tiles and insulation which becomes damp and/or water marked shall be replaced
(tiles shall match existing in texture and color) no later than three (3) days from the date the damage or water
incursion is reported by the Tenant or observed by the Landlord. The Landlord shall clean and wash all Interior
washable surfaces and repaint all interior painted surfaces in colors agreeable to the Tenant at least once every five
years, except where surfaces are in disrepair in which case it shall be required on a more frequent basis.

8.11 Janitorial Services: Provision ofjanitorial services to the Premises shall be as described below, and as specified
in a schedule of services that shall be attached as "Exhibit B" hereto.

[Qj Janitorial Services shall be provided bv the Landlord, as defined and specified in the schedule of services
attached as Exhibit B hereto.

OR:

^ All janitorial Services, other than deep cleaning, shall be the responsibility of the Tenant within the Tenant's
demised rental space.. Landlord shall be responsible for deep cleaning in the demised space, which is removal of
grime and dirt in such areas as windows, carpet cleaning, touch up painting, waxing,shall be done once every two
years NOTE: there is no common area at this time.

8.12 Failure to Maintain, Tenant's Remedy: If the Landlord fails to maintain the Premises as provided herein, the
Tenant shall give the Landlord written notice of such failure. If within ten (10) calendar days after such notice is
given to the Landlord no steps to remedy the condition(s) specified have been initiated, the Tenant may, at their
option, and in addition to other rights and remedies of Tenant provided hereunder, contract to have such
condition(s) repaired, and the Landlord shall be liable for any and all expenses incurred by the Tenant resulting
from the Landlord's failure. Tenant shall submit documentation of the expenses incurred to the Landlord, who
shall reimburse the Tenant within thirty (30) days of receipt of said documentation of work. If the Landlord fails
to reimburse the Tenant within thirty (30) days, the Tenant shall withhold the amount of the expense from the
rental payment(s), reimbursing the Landlord only afler the cost of any and all repair expenses have been recovered
from the Landlord.
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9. Manner of Work, Compliance with Laws and Regulations: All new construction, renovations and/or alterations
to existing buildings, hereinafter known as "work" shall conform to the following:
All work, whether undertaken as the Landlord's or Tenant's responsibility, shall be performed in a good workmanlike
manner, and when completed shall be in compliance with all Federal, State, or municipal statute's building codes,
rules, guidelines and zoning laws. Any permits required by any ordinance, law, or public regulation, shall be
obtained by the party (Tenant or Landlord) responsible for the performance of the construction or alteration. The
party responsible shall lawfully post any and all work permits required, and if a "certificate of occupancy" is required
shall obtain the "certificate" from the code enforcement authority having jurisdiction prior to Tenant occupiancy. No
alteration shall weaken or impair the structure of the Premises, or substantially lessen its value. All new construction,
alterations, additions or improvements shall be provided in accordance with the Tenant's design intent floor plans,
specifications, and schedules; which together shall be called the "Tenant's Design-Build Documents". The Tenant's
finalized version of the Design-Build Documents shall be reviewed, accepted, agreed-to and, signed by both
parties and shall be deemed as part of the lease document.
9.1 Barrier-Free Accessibility: No alteration shall be undertaken which decreases, or has the effect of decreasing,

architecturally Barrier-free accessibility or the usability of the building or facility below the standards and
codes in force and applicable to the alterations as of the date of the performance. If existing elements, (such
as millwork, signage, or ramps), spaces, or common areas arc altered, then each such altered element, space,
or common area shall be altered in a manner compliant with the Code for Barrier-Free Design (RSA 275
C: 14, ABFD 300-303) and with all applicable provisions for the Americans with Disabilities Act Standards
for Accessible Design, Section 4.4.4 to 4.1.3 "Minimum Requirements" (for new construction).

9.2 Work Clean Up: The Landlord or Tenant, upon the occasion of performing any alteration or repair work,
shall in a timely manner clean all affected space and surfaces, removing all dirt, debris, stains, soot or other
accumulation caused by such work.

93 State Energy Code: New construction and/or additions that add 25% or greater to the gross floor area of
the existing building to which the Premises are a part and/or that are estimated to exceed one million
($1,000,000) in construction costs, or renovations that exceed 25% of the existing gross floor area, shall
conform to all applicable requirements of the State of New Hampshire Energy Code. '

9.4 Alterations, etc.: The Tenant may, at its own expense, make any alterations, additions or improvements to
the premises; provided that the Tenant obtains prior written permission from the Landlord to perform the
work. Such approval shall not be unreasonably withheld.

9.5 Ownership, Removal of Alterations, Additions or Improvements: All alterations, additions or improvements
which can be removed without causing substantial damage to the Premises, and where paid for by the
Tenant, shall be the property of the Tenant at the termination of the Lease. This property may be removed
by the Tenant prior to the termination of the lease, or within ten (10) days after the date of termination. With
the exception of removal of improvements, alterations or renovations which were provided under the terms
of the Agreement herein, the Tenant shall leave the Premises in the same condition as it was received,
ordinary wear and tear excluded, in broom clean condition, and shall repair any damages caused by the
removal of their property.

10. New construction, Additions, Renovations or Improvements to the Premises:
The following provisions shall be applicable to the Agreement herein if new construction, improvements or
renovations arc provided by the Landlord: The Tenant and Landlord have agreed that prior to Tenant occupancy and
the commencement of rental payments the Landlord will complete certain new construction, additions, alterations,
or improvements to the Premises, (hereinafter collectively referred to as "Improvements") for the purpose of
preparing the same for the Tenant's occupancy. Such improvements shall be provided in conformance with the
provisions set forth in Section 9 herein and in conformance with the Tenant's Design-Build specifications and plans
which shall be reviewed, accepted, agreed-to and signed by both parties and shall be deemed as part of the
lease document. It shall be the Landlord's responsibility to provide any and all necessary.construction drawings
and/or specifications, inclusive (if required for conformance with applicable permitting process) of provision of
licensed architectural or engineering stamp(s), and abiding by all review and permitting processes required by the
local code enforcement official having jurisdiction. In connection with these improvements the Landlord warrants,
represents, covenants and agrees as follows;

Landlord Initials:
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10.1 Provision of Work, etc.: Unless expressly otherwise agreed by both parties, all improvements shall be made at
the Landlord's sole expense, with said provision amortized into the Rent set forth herein.

A) In the event Tenant has agreed to the Landlord making certain improvements that are not included within
those provided at the sole expense of Landlord or not amortized within the Rent, payment shall either
be paid in total after Landlord has successfully completed all agreed improvements, or be paid in
accordance with a payment schedule which shall withhold a proportion of the total payment until after
Landlord has successfully completed the agreed improvements. Tenant's total additional payment and
agreed payment schedule shall be set forth in the Agreement herein as a provision within Exhibit A
"Schedule of Payments" herein and be listed as a separate section to the Schedule of Payments.

10.2 Schedule for Completion: All improvements shall be completed in accordance with the "Tenant's Design-
Build Documents" which shall be reviewed, accepted, agreed-to and signed by both parties and shall be
deemed as part of the lease document, and shall be completed on or before the date set forth in section 3.2 herein for
commencement of the "Occupancy Term".

10.3 Landlord's Delay in Completion; Failure to Complete, Tenant's Options:'If by reason of neglect or willful
failure to perform on the part of the Landlord improvements to the Premises arc not completed in accordance with
the agreement herein, or the Premises are not completed within the agreed time frame, the Tenant may at its' option:

A) Termination of Lease: Terminate the Lease, in which event all obligations of the parties hereunder
shall cease; or

B) Occupancy of Premises "As is": Occupy the Premises in its current condition, provided a "certificate
of occupancy" has been issued for the Premises by the code enforcement official having jurisdiction,
in which event the rent hereunder shall be decreased by the estimated proportionate cost of the scheduled
improvements, reflecting the Landlord's failure to complete the improvements. The decreased rent shall
remain in effect until such time the landlord completes the scheduled improvements; or

C) Completion of Improvements by Tenant: Complete the improvements at Tenant's own expense,
in which case the amount of money expended by the Tenant to complete the improvements shall be
offset and withheld against the rent to be paid hereunder; or

D) Delay Occupancy: The date for Tenant occupancy and commencement of rental payments set forth in
Section 3.2 herein, shall at the Tenant's option, be postponed until possession of the Premises is given.
In such instance the "Schedule of Payments" set forth in Exhibit A herein shall be amended to reflect
the delayed inception date of the Tenant's rental and occupancy, with the date for termination also
revised to expire the same number or years and/or months thereafter as originally set forth in the
Agreement herein. Commencement of the amended Agreement shall be subject to the provisions of
paragraph 3.5 herein.

11. Quiet Enjoyment: Landlord covenants and agrees the Tenant's quiet and peaceful enjoyment of the Premises shall
not be disturbed or interfered with by the Landlord, or any person claiming by, through or under the Landlord.
Routine maintenance or inspection of the Premises shall be scheduled with Tenant at least one week in advance, to
occur during a mutually agreeable time frame, and to be negotiated in good faith by both parties. Notwithstanding
the provisions of this section, the Tenant agrees and covenants that in the event of an emergency requiring the
Landlord to gain immediate access to the Premises, access shall not be denied.

12. Signs: Tenant shall have the right to erect a sign or signs on the Premises identifying the Tenant, obtaining the
consent of the Landlord prior to the installation of the signs; such consent shall not be unreasonably denied. All
signs that have been provided by the Tenant shall be removed by them, at their own expense, at the end of the Term
or any extension thereof. All damage due to such removal shall be repaired by the Tenant if such repair is requested
by the Landlord. Landlord shall provide all exterior and interior signage, both room/office and directional, for the
certificate of Occupancy and ADA regulations.

Landlord Initials:
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13. Inspection: TTiree (3) months prior to the expiration of the Term, the Landlord or Landlord's agents may enter the
Premises during all reasonable working hours for the purpose of inspecting the same, or making repairs, or for
showing the Premises to persons interested in renting it, providing that such entrance is scheduled at least 24 hours
notice in advice with the Tenant. Six (6) months prior to the expiration of the term, the Landlord may affix to any
suitable part of the Premises, or of the property to which the Premises are a part, a notice or sign for the purpose of
letting or selling the Premises.

14. Assignment and Sublease: This lease shall not be assigned by the Landlord or Tenant without the prior written
consent to the other, nor shall the Tenant sublet the Premises or any portion thereof without Landlord's written
consent, such consent is not to be unreasonably withheld or denied. Notwithstanding the foregoing, the Tenant may
sublet the Premises or any portion thereof to a government agency under the auspices of the Tenant without
Landlord's prior consent.

15. insurance: During the Term and any extension thereof, the Landlord shall at it's sole expense, obtain and maintain
in force, and shall require any subcontractor or assignee to obtain and maintain in force, the following insurance
with respect to the Premises and the property of which the Premises are a part: comprehensive general liability
insurance against all claims of bodily injury, death or property damage occurring on, (or claimed to have occurred
on) in or about the Premises. Such insurance is to provide minimum insured coverage conforming to: General
Liability coverage of not less than one million ($1,000,000) per occurrence and not less than three million
($3,000,000) general aggregate; with coverage of ExcessAJmbrella Liability of not less than one million
($ 1,000,000). The policies described herein shall be on policy forms and endorsements approved for use in the State
of New Hampshire by the N.H. Department of Insurance and issued by insurers licensed in the State of New
Hampshire. Each certificate(s) of insurance shall contain a clause requiring the insurer to endeavor to provide the
Tenant no less than ten (10) days prior written notice of cancellation or modification of the policy. The Landlord
shall deposit with the Tenant certificates of insurance for all insurance required under this Agreement, (or for any
Extension or Amendment thereoO which shall be attached and are incorporated herein by reference. During the
Term of the Agreement the Landlord shall furnish the Tenant with certificate(s) of rencwal(s) of insurance required
under this Agreement no later than fifteen (15) days prior to the expiration date of each of the policies.
15.1 Workers Compensation Insurance: To the extent the Landlord is subject to the requirements of NH RSA

chapter 281-A, Landlord shall maintain, and require any subcontractor or assignee to secure and maintain,
payment of Workers' Compensation in connection with activities which the person proposes to undertake
pursuant to this Agreement. The Landlord shall furnish the Tenant proof of Workers' Compensation in the
manner described in N.H. RSA chapter 281 -A and any applicable renewal(s) thereof, which shall be attached
and are incorporated herein by reference. The Tenant shall not be responsible for payment of any Workers'
Compensation premiums or for any other claim or benefit for the Landlord, or any subcontractor of the
Landlord, which might arise under applicable State of New Hampshire Workers' Compensation laws in
connection with the performance of the Services under this Agreement.

16. Indemnification: Landlord will save Tenant harmless and will defend and indemnify Tenant from and against any
losses suffered by the Tenant, and from and against any and all claims, liabilities or penalties asserted by, or on behalf
of, any person, fum, corporation, or public authority:

16.1 Acts or Omissions of Landlord: On account of, or based upon, any injury to a person or loss or damage to
property, sustained or occurring, or which is claimed to have been sustained or to have occurred on or about
the Premises, on account of or based upon the act, omission, fault, negligence or misconduct of the Landlord,
its agents, servants, contractors, or employees.

16.2 Landlord's Failure to Perform Obligations: On account of or resulting from, the failure of the Landlord to
perform and discharge any of its covenants and obligations under this Lease and, in respect to the foregoing
from and against all costs, expenses (including reasonable attorney's fees) and liabilities incurred in, or in
connection with, any such claim, or any action or proceeding brought thereon; and in the case of any action or
proceeding being brought against the Tenant by reason of any such claim, the Landlord, upon notice from
Tenant shall at Landlord's expense resist or defend such action or proceeding.

16.3 Tenant's Acts or Omissions Excepted: Notwithstanding the foregoing, nothing contained in this section shall
be construed to require the Landlord to indemnify the Tenant for any loss or damage resulting from the acts or
omissions of the Tenant's servants or employees. Notwithstanding the foregoing, nothing herein contained
shall be deemed to constitute a waiver of the sovereign immunity of the State, which immunity is hereby
reserved to the State.
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